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Memorandum 
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FROM: Jennifer Steingasser, Deputy Director, Development Review & Historic Preservation 

 

DATE:  August 10, 2011 

 

SUBJECT:  Large Tract Review 2011-03, Square 2986, Lot 38 and Parcel 101/46  

  5929 Georgia Avenue, N.W.  
 

I. Summary  

On March 21, 2011, pursuant to 10 DCMR, § 2300, Goulston & Storrs submitted an application for Large Tract 

Review (LTR) on behalf of Missouri Avenue Development Partners LLC (the “applicant”).  The applicant seeks to 

develop a 106,244 square-foot retail building within the C-3-A and R-5-A zone on a property consisting of 4.34 

acres of land.  The entire building would be located within the C-3-A zone.  No improvements would be located 

within the R-5-A zone. 

 

On March 31, 2011, ANC 4B requested an extension of time to review the application from April 22, 2011 to May 

25, 2011.  The applicant, the ANC and the Office of Planning agreed on the requested extension of the date for the 

submission of comments from the community to the Office of Planning.     

On April 14, 2011 the applicant submitted a modification to the proposal revising the automobile entrance into the 

garage, reducing the number of off-street parking spaces from 348 to 346 and modifying the rear wall of the 

building to include concrete panels in place of brick on the garage level.    

On May 10, 2011 the Office of Planning again extended the deadline for the submission of comments at the request 

of Councilmember Muriel Bowser until late June 2011 to allow the ANC sufficient time to review the revised 

transportation analysis the applicant was expected to submit. 

LTR Purpose and Status:  

The Large Tract Review is a pre-permit process that provides the applicant, District agencies, the ANC and the 

public the opportunity to review a project and provide comment before a building permit or other official 

application is filed, in order to: 

 Identify potential issues early-on in the development application procedures, 

 Promote efficient project review by bringing to light and resolving differences of interpretation or 

understanding among District agencies; 

 Improve a proposed site plan by making an applicant aware of alternative design, transportation or 

sustainability alternatives that might improve the overall project; and 

 Provide a forum for interaction among the developers, the ANC and other community groups, and the 

public at large.  

 

The LTR process neither confers additional regulatory authority on agencies nor establishes additional criteria an 

LTR project must meet.   

Having completed its review of the application after soliciting and receiving comments from District agencies, 

ANC 4B and the general public, the Office of Planning concludes that the application addresses the goals of the 

LTR regulations: 

 To minimize adverse environmental, traffic, and neighborhood impacts; 
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 To avoid unnecessary public costs in terms of new services or facilities required of city agencies; and 

 To carry out the policies of the District Elements of the Comprehensive Plan (10 DCMR § 2300.2).   

 

This project is designed in accordance with the provisions of the applicable zone and does not require relief from 

either the Board of Zoning Adjustment or the Zoning Commission to receive a building permit.  Large tract review 

is required because the site is over three acres in size and would result in over 50,000 square feet of commercial 

space.  

II. Location Area, and Site Description 

The property is located on the west side of Georgia Avenue, 

N.W., the east side of Ninth Street, N.W., the north side of 

Missouri Avenue, N.W. and the south side of Peabody 

Street, N.W.  

The site is located within the Georgia Avenue commercial 

corridor.  To the north, across Peabody Street, is the Fourth 

District Metropolitan Police Department (MPD) station.  To 

the south are commercial buildings, and across Missouri 

Avenue is a gasoline station and Emory Park.  To the east 

are small apartment buildings, and to the west, across 

Georgia Avenue, are one and two-story commercial 

buildings.   

The subject property was formerly developed with the Curtis 

Chevrolet and Kia automobile dealerships.  It includes the 

now vacant car barn, which had functioned as the Chevrolet 

dealership, and a second building that was the Kia dealership.  A third, smaller building is located near Peabody 

Street.  The remainder of the site is asphalt paved and includes eight curb cuts; five on Georgia Avenue, two on 

Missouri Avenue and one on Peabody Street.   

 

Square 2986, where the property is located, is split-zoned, as is the subject property.  The majority of the lot, 

approximately 95 percent, fronts on either Georgia Avenue, Missouri Avenue or Peabody Street, and is zoned C-3-

A.  A small “finger-like” portion, consisting of approximately five percent of the site, is zoned R-5-A and fronts on 

Ninth Street, which is developed with low-rise apartment buildings on the west and Paul Public Charter School on 

the east.  A public alley abuts the south side of the “finger” and also the west side of the bulk of the property, 

parallel to Georgia Avenue.  

 

Georgia Avenue is served by three Metrobus routes, the 70 and 71 (Georgia Avenue – 7
th
 Street Line), and the 79 

(Georgia Avenue Metro Extra Line.)  Additional bus routes run on Kennedy Street to the south, 5
th
 Street to the east 

and 14
th
 Street to the west.  The site is also located 1.3 miles from the Takoma Metrorail station, 1.7 miles from the 

Georgia Avenue/Petworth station and 1.75 miles from the Fort Totten station, providing access to the Red, Green 

and Yellow lines.   

III. Application and Project Description 

Section 2300.1 (a) of Title 10 of the District of Columbia Municipal Regulations (DCMR) directs the Office of 

Planning to “Review, prior to the filing of applications for building permits or construction permits, … any 

commercial or mixed-use commercial development of fifty-thousand square feet (50,000 ft
2
) or more gross floor 

area (above grade) and cellar area (below grade); …”   This proposal is subject to Large Tract Review because the 

site is in excess of three acres and because it is a commercial development of more than 50,000 square feet of 

above-grade gross floor area. 
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Site Plan 

The applicant proposes to construct a 106,243 square-foot one-level retail building, with 346 off-street parking 

spaces below.  Most of the building, 104,033 square feet, would be dedicated to one retail use.  Two smaller retail 

spaces, with a combined square footage of 2,210 square feet, would be located at the corner of Georgia Avenue and 

Peabody Street.  Each retail space would be directly accessible from the public sidewalk on Georgia Avenue.  Only 

the large retail space would have access to the parking garage.  All pedestrian access to the building would be from 

Georgia Avenue only for each of the three retail spaces. 

Vehicular access to the parking garage beneath the building would be accessible from Peabody Street only, and 

would take advantage of the downward slope in topography from Georgia Avenue to Ninth Street for access into 

the garage. Access to the garage would not be controlled unless necessary to control unauthorized parking. 

An on-street parking lane capable of accommodating eight cars would be constructed on the south side of Peabody 

Street, widening the paved width of Peabody Street for most of the length of the subject property.  This parking 

lane would be constructed by the applicant, would be located within public space, and would require a slight shift in 

the public sidewalk toward the proposed building.     

Loading access would be from Missouri Avenue only.  Trucks would access the property from the east only, 

turning right into the site from Missouri Avenue, where four loading platforms and one service/delivery space 

would be located.  Sufficient area would be provided to allow for all necessary truck maneuvers on-site, permitting 

trucks to enter head-first.  Refuse removal would take place from this location also.  A rear connection between the 

loading area and access to the driveway to the garage would be provided for emergency use only and paved with 

pervious materials.  A gate would restrict access.  

The width of the Georgia Avenue sidewalk would be widened by 8.25 feet, extending onto the subject property.  At 

the southwest corner of the building a “pocket park” would be provided.  It would include a rain garden and five 

benches, and would extend south to the lot line with the adjoining commercial structures.  A bike rack for eleven 

bicycles would be installed within this area also.  Additional bike racks would be located north of the main store 
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entrance for eight bicycles.  At the north end of the store, near the intersection of Georgia Avenue and Peabody 

Street, would be a second area that could provide outdoor seating for either of the two smaller retail spaces.     

IV. Analysis of Compliance with 10 DCMR, Chapter 23, Large Tract Review Procedures  

A. Scope of Review 

The Large Tract Review is a pre-permit process intended to provide the applicant, District agencies, the ANC and 

the public the opportunity to do a coordinated, consolidated review of the project.  The LTR process neither confers 

additional regulatory authority on agencies nor establishes additional criteria an LTR project must meet.   

In accordance with DCMR 10 §2302.1, the scope of review to be used by District departments and agencies in 

assessing projects under this chapter shall include the following scope of the LTR review: 

(a) Consistency with laws in the District of Columbia, including the Comprehensive Plan for the National 

Capital and regulations enacted pursuant thereto; 

(b) Potential traffic, neighborhood and design impact; and 

(c) Quality of life and environmental impact. 

Review of the proposal against the provisions of the Comprehensive Plan is provided is Section IV.B below.  

Review of the proposal for potential traffic, neighborhood, design, quality of life, and environmental impacts is 

provided in Sections IV.C to F below, as well as Section V, Departmental Responses. 

B. § 2302.1 (a) Comprehensive Plan Analysis   

The proposed development would be not inconsistent with the written elements of the Comprehensive Plan, 

particularly the Land Use, Transportation, Economic Development, and urban Design City-wide elements, and the 

Rock Creek East Area Element. 

 

 

The 2006 Comprehensive Plan Future Land Use 

Map locates the C-3-A portion of the subject property 

within the “Mixed Land Use” category, consisting of 

“Medium Density Residential” and “Moderate 

Density” Commercial, as shown on the map to the left.  

Medium Density Residential is defined as 

“neighborhoods or areas where mid-rise (4-7 stories) 

apartment buildings are the predominant use.”  

Moderate Density Commercial is defined as areas 

where “retail, office, and service businesses are the 

predominant uses.  The remainder of the lot, the small 

portion fronting on Ninth Street and zoned R-5-A, is 

located within the Moderate Density Residential land 

use category, which is defined as “the District’s row 

house neighborhoods as well as its low-rise garden 

apartment complexes.”  The portion of the site fronting 

on Ninth Street is not proposed to be developed.  
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The 2006 Generalized Policy Map, shown to the 

right, identifies the western half of the subject square, 

the portion fronting on Georgia Avenue where the 

proposed building would be constructed, as “Multi-

Neighborhood Centers.”  The map states that “Mixed-

use infill development at these centers should be 

encouraged to provide new retail and service uses, 

and additional housing and job opportunities.”  The 

eastern half of the square, the portion zoned R-5-A, is 

identified as “Neighborhood Conservation Areas,” 

described as areas that “are primarily residential in 

character.”   No commercial development is proposed 

in the small R-5-A zoned portion of the site.     

 

 

The Comprehensive Plan Elements  

 

Framework Element: 

 

The proposal would particularly further the following Framework Element Guiding Principles:   

Redevelopment and infill opportunities along corridors and near transit stations will be an important 

component of reinvigorating and enhancing our neighborhoods.  Development on such sites must not 

compromise the integrity of stable neighborhoods and must be designed to respect the broader community 

context. (§ 217.6)  

Many neighborhoods include commercial and institutional uses that contribute to their character.  

Neighborhood businesses, retail districts, schools, park and recreational facilities, houses of worship and 

neighborhood identity and provide destinations and services for residents.  They too must be protected and 

stabilized. (§ 218.2) 

Increasing access to jobs and education by District residents is fundamental to improving the lives and 

economic well being of District residents. (§ 219.1)   

 

Land Use Element:   

 Policy LU-1.4.1: Infill Development 

 Encourage infill development on vacant land within the city, particularly in areas where there are vacant 

 lots that create “gaps” in the urban fabric and detract from the character of a commercial or residential 

 street. Such development should complement the established character of the area and should not create 

 sharp changes in the physical development pattern. (§ 307.5) 

 Policy LU-2.3.3: Buffering Requirements 

 Ensure that new commercial development adjacent to lower density residential areas provides effective 

 physical buffers to avoid adverse effects.  Buffers may include larger setbacks, landscaping, fencing, 

 screening, height step downs, and other architectural and site planning measures that avoid  

 potential conflicts. (§ 311.5) 

 Policy LU-2.4.1: Promotion of Commercial Centers 

 Promote the vitality of the District’s commercial centers and provide for the continued growth of 

 commercial land uses to meet the needs of District residents, expand employment opportunities for District 

 residents, and sustain the city’s role as the center of the metropolitan area. Commercial centers should be 

 inviting and attractive places, and should support social interaction and ease of access for nearby 

 residents. (§ 312.5) 
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 Policy LU-2.4.5: Encouraging Nodal Development 

 Discourage auto-oriented commercial “strip” development and instead encourage pedestrian-oriented 

 “nodes” of commercial development at key locations along major corridors. Zoning and design standards 

 should ensure that the height, mass, and scale of development within nodes respects the integrity and 

 character of surrounding residential areas and does not unreasonably impact them. (§ 312.9) 

 

Transportation Element:   

 Policy T-1.2.1: Boulevard Improvements 

 Continue to work across District agencies to beautify and stabilize selected boulevards by implementing 

 coordinated transportation, economic development, and urban design improvements. (§ 404.6) 

 Policy T-3.1.2: Regional TDM Efforts 

 Continue to pursue TDM strategies at the regional level and work with regional and federal partners to 

 promote a coordinated, integrated transportation system. (§ 414.9) 

 Policy T-3.3.1: Balancing Good Delivery Needs 

 Balance the need for goods delivery with concerns about roadway congestion, hazardous materials 

 exposure, quality of life, and security. (§ 416.8) 

 

Economic Development Element:   

Policy ED-2.2.1: Expanding the Retail Sector 

Pursue a retail strategy that will allow the District to fully capitalize on the spending power of residents, 

workers and visitors, and that will meet the retail needs of underserved areas. (§ 708.4) 

 Policy ED-2.2.6: Grocery Stores and Supermarkets 

 Promote the development of new grocery stores and supermarkets, particularly in neighborhoods where 

 residents currently travel long distances for food and other shopping services.  Because such uses 

 inherently require greater depth and lot area than is present in many commercial districts, adjustments to 

 current zoning standards to accommodate these uses should be considered. (§ 708.10) 

Policy ED-3.1.1: Neighborhood Commercial Vitality 

Promote the vitality and diversity of Washington’s neighborhood commercial areas by retaining existing 

businesses, attracting new businesses, and improving the mix of goods and services available to residents. 

(§ 713.5) 

 
Urban Design Element:   

Policy UD-1.4.1: Avenues/Boulevards and Urban Form 

Use Washington’s major avenues/boulevards as a way to reinforce the form and identity of the city, 

connect its neighborhoods, and improve its aesthetic and visual character. Focus improvement efforts on 

avenues/boulevards in emerging neighborhoods, particularly those that provide important gateways or 

view corridors within the city. (§ 906.6) 

Policy UD-1.4.3: Avenue/Boulevard Vistas and View Corridors 

Protect views and view corridors along avenues/boulevards, particularly along streets that terminate at 

important civic monuments or that frame distant landmarks. Vistas along such streets should be 

accentuated by creating more well-defined street walls, improving landscaping, and requiring the highest 

architectural quality as development takes place. (§ 906.9) 

Policy UD-1.4.5: Priority Avenues/Boulevards 

Focus the city’s avenue/boulevard design improvements on historically important or symbolic streets that 

suffer from poor aesthetic conditions. Examples include North and South Capitol Streets, Pennsylvania 

Avenue SE, and Georgia Avenue and the avenues designated by the “Great Streets” program. (§ 906.11) 
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Rock Creek East Area Element:   

Policy RCE-1.1.3: Directing Growth 

Concentrate economic development activity and employment growth in Rock Creek East around the 

Georgia Avenue/Petworth Metrorail and Takoma station areas, along the Georgia Avenue corridor, along 

Kennedy Street, and on 14th Street NW between Allison and Decatur Streets. Provide improved pedestrian, 

transit, and bicycle access to these areas, and improve their visual and urban design qualities in order to 

create a unique destination for the local community to enjoy. (§ 2208.4) 

 Policy RCE-1.1.4: Neighborhood Shopping Areas 

 Maintain and encourage the development of multi-use neighborhood shopping and services in those areas 

 designated for commercial or mixed uses on the Future Land Use Map. The encroachment of commercial 

 and other non-residential uses into the stable neighborhoods adjacent to these locations shall be strongly 

 discouraged. (§ 2208.5) 

Policy RCE-2.3.1: Upper Georgia Avenue 

Develop Upper Georgia Avenue (from Decatur to Eastern) as a walkable shopping street with distinct and 

clearly identifiable activity centers along its course. Encourage development that reinforces a nodal 

pattern, with new retail or local-serving office development clustered at key locations and new housing or 

mixed use development on underutilized commercial properties in between. Conserve existing housing 

along the corridor and support its maintenance and renovation. (§ 2213.7) 

 

Implementation Element: 

MC-2.1.C: Great Streets Improvements. 

Implement the Great Streets initiative recommendations for Georgia Avenue, including transit 

improvements, façade improvements, upgraded infrastructure, blight abatement, and incentives for housing 

and business development along the avenue. (§ 2519) 

 

The subject application provides an opportunity to redevelop an underutilized tract of land.  The new building 

would accommodate new retail space that could improve the mix of goods and services available along the Upper 

Georgia Avenue commercial corridor, and expand employment opportunities available to residents.  The building, 

designed in conformance with all of the provisions of the C-3-A zone, would provide direct pedestrian access from 

the public sidewalk on Georgia Avenue into each of the three proposed retail spaces. 

 

Widened sidewalks, new tree plantings and a pocket-park provided at the south end of the site’s Georgia Avenue 

frontage would improve the appearance of this “great street” and gateway into the District of Columbia. A masonry 

wall would be constructed to the rear of the building, buffering the new construction from the existing residential 

uses along Ninth Street.    

 

Although the application is for a retail building only, zoning on the site would support a mixed use building, as was 

proposed in 2008 under Large Tract Review Application No. 2008-08.   That application, which proposed a five-

story building with ground floor retail and four levels of residential above, was found to be in conformance with the 

provisions of Comprehensive Plan and the Upper Georgia Avenue Plan.  The Comprehensive Plan is generalized, 

and while it may recommend mixed-use for the subject property, such use is not required.    

 

Upper Georgia Avenue Great Streets Redevelopment Plan 

 

Section 5 Recommendations 

[5.4] Zone 4- Missouri Avenue 

Market Demand & Development Potential 

The recommended program for the Missouri Avenue area includes restaurant space, a grocery store, an 

anchor-type retail store, smaller neighborhood- serving retail,….  
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The proposed building would be designed to accommodate an anchor-type retail store, including a grocery, with 

two additional storefronts that could accommodate smaller neighborhood serving retail.     

C. § 2301.3 (c) Zoning and Height Act Considerations 

The LTR application is consistent with the type and scale of development permitted by the Zoning Regulations. 

The project’s compliance with the Zoning Regulations is summarized below in Table 1.  No zoning relief is 

required; the proposal is designed to be matter-of-right. 

 

Item C-3-A Regulations
1
 Proposal 

Building Height (max.) 65 feet 45 feet 

Floor Area Ratio     

- Maximum Residential 4.00 0.00 

- Maximum Nonresidential 2.50 0.56 

- Maximum Total  4.00 0.56 

Lot Occupancy    

- Maximum Residential 75 percent Not applicable 

- Maximum Nonresidential 100 percent 43.8 percent 

Square Feet
2
    

- Maximum Residential 726,286 square feet None 

- Maximum Nonresidential 472,626 square feet 106,243 square feet 

- Maximum Total 726,286 square feet 106,243 square feet 

Rear Yard (min.) 12 feet 36.26 feet 

Side Yard (min.) 

-North 

-South 

 

None, but min. 6 feet if provided 

None, but min. 6 feet if provided 

 

None 

54.31 feet 

Parking (min.) 345 spaces 346 spaces 

Loading Platforms (min.) 1 at 100 square feet 

1 at 200 square feet 

4 at 200 square feet 

Loading Spaces (min.) 1 at 20 feet deep 1 at 20 feet deep 

Table 1, Zoning Analysis 

D. Technical and Procedural Analysis  

 

This proposal is subject to the criteria of DCMR 10 Chapter 23 Section 2301.3 requirements and criteria, as it will 

contain more than 50,000 square feet of commercial development. 

 § 2301.3 (a):  A completed certification form  

A completed Large Tract Review Certification Form was included as Appendix F of the submission.   

                                                 
1
 Approximately 9,700 square feet of the subject property is located within the R-5-A zone, adjacent to Ninth Street.  No 

improvements are proposed within this portion of the site.    
2
 Based on OP’s estimate of the square footage of the subject property located within the R-5-A zone.  
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 § 2301.3 (b): The name, address and signature of all owners, or their authorized agent, and of property included 

in the area to be developed.  If there is an agent, the applicant shall provided written authorization and the 

extent of the agent’s authority. 

Complies. 

 § 2301.3(c): A map showing the location of the proposed project and the existing zoning of the site. 

Drawing C-2, Zoning Plan, depicts the zoning of the site and the location of the property. 

 § 2301.3(d):  A statement indicating the contribution of the project toward implementing city and community 

goals and policies. 

Complies.  See also District agency comments, Section V. below. 

 § 2301.3(e): A statement indicating the relationship of the proposed development to the objectives of the 

District Elements of the Comprehensive Plan for the National Capital. 

Complies.  See also Section IV B. above. 

 § 2301.3(f): A general site and development plan, indicating the  proposed use, location, dimensions, number of 

stories and height of building. 

Drawing C-7, Site Plan, depicts the proposed location and use of the structure, interior dimensions, and use 

of the building.  Sheet C-3, Project Data/Bulk Requirements, provides building height and setbacks.  The 

most current submissions reflect a number of design-related modifications to the plan suggested by OP, 

mainly to improve the streetscape appearance of the building along Georgia Avenue and Peabody Street, 

and to provide additional subsidiary retail spaces along the street.   

OP would support the provision of additional street level windows on the north side of the building facing 

Peabody Street to activate this area and make it feel safer and more inviting for pedestrians.  OP continues 

to recommend limited redesign to reallocate some of the ground floor level uses to a second floor fronting 

Georgia Avenue, or to accommodate additional residential or commercial development on top. 

 § 2301.3(g): A general circulation plan, including the location of vehicular and pedestrian access ways, other 

public space and the location and number of all off-street parking and loading spaces, loading berths and 

service delivery spaces. 

Provided.  The applicant proposes to widen the public sidewalk along Georgia Avenue.  Public sidewalks 

exist along all four of the streets that abut the property.  The width of the sidewalk along Peabody Street 

would be relocated to accommodate the addition of a parking lane.  All pedestrian access to the building 

would be from Georgia Avenue only. 

All automobile ingress to and egress from the site would be from Peabody Street only.  All truck access, 

including access to loading berths, the service delivery space and refuse removal, would be from Missouri 

Avenue only.  Adequate space would be available to accommodate all truck turning movements on-site.  

With the exception of Fire Department emergency access, there would be no vehicular connection between 

the parking garage and the loading areas. 

The number of curb cuts would be reduced from eight to two, including elimination of all existing curb cuts 

on Georgia Avenue.   One curb cut would be provided on Peabody Street and the other would be on 

Missouri Avenue. 

In addition, 37 bicycle parking spaces are proposed, both within and around the building, as well as other 

transportation demand management measures outlined in Section V below. 
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 § 2301.3(h): A typical floor plan. 

 Dwg. A1.1, Conceptual Plan (Store Level), depicts the floor plan for the retail level of the store.  The 

proposal also includes a copy of the below grade parking level plan. 

 § 2301.3(i): A general statement of the approximate schedule of building construction. 

The application states that the applicant anticipates breaking ground in the fall of 2011, with completion in 

either late 2012 or early 2013.   

 § 2301.3(j): Vehicle trip generation, trip assignment and before and after capacity analysis and level of service 

at critical intersections.   

The transportation impact study prepared by the applicant’s transportation consultant, Gorove/Slade 

Associates, Inc., was submitted with the application.  It studied twelve intersections surrounding the subject 

property, providing before and after capacity analyses and level of service (LOS).   

The study estimates the development would generate 177 AM peak hour vehicle trips and 490 PM peak 

hour vehicle trips.  Georgia Avenue and Missouri Avenue are commuter routes.  Georgia Avenue volumes 

are highest southbound during the AM peak and northbound during the PM peak.  Traffic on Missouri 

Avenue is somewhat higher westbound during the AM peak and eastbound during the PM peak.  After 

capacity levels of service (LOS) for those intersections would be acceptable (LOS D or better). 

 § 2301.3(k): Any other information needed to fully understand the final building proposed for the site. 

The application included conceptual elevations, sections and perspectives depicting colored renderings of 

each of the proposed façades of the building, and a conceptual aerial, portraying how the proposed building 

would relate to surrounding development.   

V. Departmental Responses 

Application materials were distributed to the following District departments for their review and comment: 

 Department of Consumer and Regulatory Affairs (DCRA) 

 Department of Employment Services (DOES) 

 Department of the Environment (DDOE) 

 Department of Public Works (DPW) 

 District of Columbia Water and Sewer Authority (DC Water) 

 Department of Transportation (DDOT) 

 Department of Employment Services (DOES)   

 Fire and Emergency Medical Service (FEMS) 

 Metropolitan Police Departments (MPD) 

 Office of the Attorney General (OAG) 

 Historic Preservation Office (HPO) within the Office of Planning 

 

In addition to direct meetings between the applicant and OP and DDOT, on May 12, 2011 the Office of Planning 

hosted an interagency meeting on the application.  Agencies in attendance included the following: 

 Office of Planning (OP) 

 District Department of Transportation (DDOT) 
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 District Department of the Environment (DDOE) 

 District of Columbia Fire Department (DCF) 

 Department of Parks and Recreation (DPR) 

 

Office of the Attorney General (OAG) – OAG, in an email dated March 23, 2011, informed the Office of Planning 

that it had no comments on the application. 

 

Metropolitan Police Department (MPD) – MPD, in a memorandum dated April 15, 2011, raised issues regarding 

traffic on Peabody Street, Georgia Avenue and Missouri Avenue, and that the application did not adequately 

address store security.  These issues were forwarded to the applicant and DDOT, respectively.  On April 21, 2011 

MPD commented further about traffic issues and the Peabody Street entrance, suggesting that the retailer test the 

use of parking aides at the entrance to the parking garage. 

Fire and Emergency Medical Service (FEMS) – FEMS, in an email dated March 24, 2011, indicated that it had no 

issues with the application.  Comments on the revised site plan were received by email on April 25, 2011, 

indicating some concerns regarding fire apparatus access and designated fire lanes.  At the interagency meeting on 

May 12, 2011, the applicant and FEMS agreed that access for emergency vehicles only would be provided across 

the rear of the building, between the loading area and the driveway access to the parking lot. 

District Department of the Environment (DDOE) – DDOE, in a memorandum dated June 6, 2011, discussed 

pending impervious surface fees to be assessed by DC Water and DDOE, and the need to submit a LEED 

certification checklist with the building permit application.  DDOE also encouraged the applicant to design the 

project to target 75 points on the Energy Star Portfolio Manager scale.  

District Department of Transportation (DDOT) – On May 16, 2011 the applicant submitted a revised traffic study 

to DDOT for their review, pursuant to DDOT’s comments.  On June 3, 2011 DDOT submitted revised comments 

on the application based on an updated traffic study.  The applicant submitted additional responses to comments 

received from DDOT at a meeting on June 14, 2011.   

DDOT, in a memorandum dated June 24, 2011, found that the application met the requirements of the Large Tract 

Review Process and that mitigation strategies proposed by the applicant would minimize the impact on the 

neighborhood to acceptable levels.  Those mitigation strategies are: 

 

DDOT Comment Applicant Response 

Roadway Capacity and Operations  

Intersection of Georgia Avenue and Missouri Avenue: 

addition of north and southbound left-turn lanes, and 

signal modification. 

Agreed to finance improvements. 

Intersection of Georgia Avenue and Peabody Street: 

addition of north and southbound left-turn lanes, 

northbound right-turn lane and signal modification. 

Agreed to finance improvements. 

Peabody Street: widening to accommodate increased 

vehicle movements and to preserve curbside parking. 

Agreed to finance improvements. 

Georgia Avenue and Quackenbos Street: addition of 

new signal. 

Agreed to finance improvements. 

  

Bicycle and Pedestrian Facilities  

Upgrade intersection facilities leading to the site to 

ADA standards 

Agreed to finance improvements and work with DDOT 

on which intersections are to be upgraded. 

Provide exact locations of bicycle facilities. The applicant has agreed to provide on-site bicycle 

parking, and will work with DDOT on exact locations. 
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Georgia Avenue and Missouri Avenue: improve 

eastbound and westbound pedestrian refuges. 

The applicant will coordinate with DDOT and agreed to 

finance these improvements.  

Install raised median at Missouri Avenue and Colorado 

Avenue. 

The applicant will coordinate with DDOT and agreed to 

finance this improvement. 

Close curb cut at Georgia Avenue and Rock Creek Ford 

Road. 

The applicant will coordinate with DDOT and agreed to 

finance this improvement. 

Refurbish pavement markings and signage at the 

intersection of Georgia Avenue and Missouri Avenue.         

The applicant will coordinate with DDOT and agreed to 

finance these improvements. 

  

Transit Services  

Relocation of bus stops to accommodate addition of left-

turn lanes. 

The applicant does not agree with this request. 

  

Site Access and Loading  

Missouri Avenue: construct concrete pad on the 

westbound lanes at the loading entrance to the site. 

Agreed to finance improvements. 

No loading within public space. Agreed. 

  

Streetscape/Public Realm  

Work with DDOT on design of public space. Agreed to work with DDOT. 

Provide DDOT with detailed engineering designs for 

turn lanes and elimination of on-street parking. 

Agreed to provide DDOT with drawings. 

Coordinate with DDOT, WMATA and the community 

on the relocation of bus stops. 

Will coordinate on the relocation of bus stops, but will 

not pay for the relocation. 

.  

Transportation Demand Management  

Work with DDOT on bikeshare facility, transit 

incentives for employees and real time transit 

information kiosk. 

Agreed to work with DDOT on the details of the 

transportation demand program. 

Table 2, DDOT Comments 

 

Historic Preservation Office (HP) – HP had no comments on the application.  OP supports the retention of the 

existing car barn trusses, and their incorporation into the building design. 

 

No other agencies commented on this application.  

 

VI. Community Review 

The Office of Planning provided one copy of the application to the Juanita E. Thorton/ Shepherd Park 

Neighborhood Library to be made available for review by the public, one copy to the office of Ward 4 

Councilmember Muriel Bowser, and copies to ANC 4B and ANC 4C.  The application was posted on the Office of 

Planning webpage.   

Notification of the filing of the application was sent to all property owners within 1,000 feet of the subject property 

by the applicant (exceeding the LTR requirement of 200 feet).  Several residents and ANC commissioners 

contacted the Office of Planning with questions about the proposed development.  

ANC 4B:  The site is located within the boundaries of ANC 4B.  In a resolution dated June 27, 2011, the ANC 

stated that it would not support the application unless the following recommendations described in the resolution 

were incorporated into the project: 
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ANC Resolution Recommendation OP Response 

Community involvement and consultation for 

community benefits agreement and legislative and 

administrative action.  

This recommendation is outside of the scope of large 

tract review.  

Building design. OP is satisfied with the building design as amended by 

the applicant in response to this LTR process. 

Transportation Demand Management. 

 

The applicant coordinated with DDOT on this 

recommendation. 

Traffic circulation. 

 

The applicant coordinated with DDOT on this 

recommendation and proposes to work with DDOT to 

implement the recommendations contained with DDOT 

report. 

Transportation planning and engineering. 

 

The applicant coordinated with DDOT on this 

recommendation. 

Safety. 

 

The applicant coordinated with DDOT on this 

recommendation. 

Neighborhood economic impact.  

 

This recommendation is outside of the scope of large 

tract review. 

Community benefits. 

 

This recommendation is outside the scope of large tract 

review. 

Recommendations for rectifying gaps in planning and 

zoning regulations.   

This recommendation is outside the scope of large tract 

review. 

Table 3, ANC Recommendations 

 

ANC 4B also submitted a number of supporting documents, including the following: 

 Final Report, Square 2986 Large Tract Review Subcommittee, dated May 23, 1011; 

 ANC 4B Special Committee on Square 2986, Subcommittee on Community Benefits Agreement; 

 Square 2986 Alternatives Committee, Final Report, dated February 24, 2011; 

 “A Report on the Economic Impact of an Urban-Style Wal-Mart on Small Business Development at the 

Square 2986, Curtis Chevrolet Site, Georgia & Missouri Avenues, NW,” by Taalib-Din A. Uqdah, dated 

May 2011.        

Under Section 13 of the Advisory Neighborhood Commissions Act of 1975, as interpreted by the Office of the 

Attorney General, the Office of Planning is required to give “great weight” to issues and concerns raised by the 

affected ANC concerning the consistency of the proposed project with the District Elements of the Comprehensive 

Plan for the National Capital.  Although the ANC resolution does not raise issues related to the Comprehensive 

Plan, an attachment to the resolution submitted by the ANC entitled Final Report, Square 2986 Large Tract Review 

Subcommittee contains a section titled “Comprehensive Plan recommendations for the site.”  This section 

acknowledges that the Comprehensive Plan “does not dictate or require that particular parcels be developed to 

their “highest or best use” or to the maximum size or development type allowed by zoning” (p. 5).  OP concurs.  

Although the Comprehensive Plan may include recommendations regarding how an area should be developed, 

those recommendations cannot be required. 

The proposal is in conformance with the zoning of the property.  Although OP would support additional 

development at this location, including residential use, it is not required by the zoning and the proposed 

development would not be substantially inconsistent with the Comprehensive Plan.  The development would 

provide for new retail along Upper Georgia Avenue, expand the retail sector, and act as an infill development along 

a commercial street. 
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Although many of the issues raised by ANC 4B are outside the scope of large tract review, OP acknowledges the 

thoughtful and insightful comments submitted by ANC 4B as part of this review process.  A copy of the ANC 

comments was received by the applicant for review and comment.   

 

ANC 4B07, ANC 4B03 and ANC 4B06 Commissioners: In a letter dated June 28, 2011, gave conditional support, 

provided the applicant: 

 Provides a written agreement between Florian Gardens Cooperative and nine other adjacent properties 

about the design; 

 Creates a community committee consisting of stakeholders from religious, community organizations, 

ANCs, business association and residents;   

 Makes an effort to hire District certified LSDB contractors for the construction; and 

 Hires District residents for day and non-subcontract jobs.     

Although largely outside the scope of the large tract review process, these comments are forwarded to the applicant. 

 

Florian Gardens Cooperative Properties: In a letter dated June 20, 2011, expressed the following concerns: 

 Customers to the new store may park on the cooperative’s property; 

 Increase in traffic on Peabody and Ninth streets, and difficulty exiting from their parking lot with the 

addition of the new store; 

 Noise, congestion and pollution from vehicular traffic in their neighborhood; and 

 Structural damage to their buildings from construction.      

These comments have been forwarded to the applicant.  The traffic study and the DDOT analysis address issues 

related to traffic circulation, although OP recommends that the applicant continue discussions with neighboring 

residents.  The issue of potential structural damage during the construction process is a common concern, and is 

routinely addressed at the building permit stage. 

 

ANC 4A – In a letter dated June 30, 2011, recommended that the mitigation measures identified in the DDOT 

report dated June 24, 2011 be implemented.    

 

Ward 4 Thrives, an association of Ward 4 residents, submitted comments to the Office of Planning dated May 25, 

2011.  The comments included a traffic study dated March 20, 2011, and a paper on the economic impact of four 

new Walmart stores in the District of Columbia, dated April 25, 2011.  On July 1, 2011 an update to the traffic 

study was submitted.  The association concluded that the proposed development would:  

 

 Have adverse traffic and neighborhood impacts; 

 Result in unnecessary public costs; 

 Not be consistent with the District Elements and the Economic Development Policies of the 

Comprehensive Plan, or the Upper Georgia Avenue Plan; 

 Be inconsistent with traffic and parking planning goals and recommendations; and 

 Be inconsistent with the Land Use Element of the Comprehensive Plan. 

The traffic study was provided to the applicant and DDOT for consideration.  

 

 Fourteen residents contacted the Office of Planning in opposition to the application.  Concerns include: 

 Economic impacts; 

 Environmental impacts; 

 Impact on city infrastructure; 

 People coming to shop at the store from other areas of the city; 

 Pedestrian safety; 

 Traffic and parking, including Peabody Street, a narrow street that is also used by MPD vehicles; 

 How trucks would enter and exit the site; and 



LTR Application 2011-03 5929 Georgia Avenue, N.W. 15   

 

 

 The intersection of Georgia Avenue and Missouri Avenue. 

 

Four area residents contacted the Office of Planning requesting additional information on the application. 

 

Two area residents contacted the Office of Planning in support of the application.          

 

 

JS/sjm
AICP 

Stephen J. Mordfin, AICP, Project Manager 

 

 
 cc: Adam Davis, Foulger-Pratt 

 Councilmember Muriel Bowser 

           Bruce Faust, FEMS  

 Chris Delfs, DDOT 

 Inspector Dierdre Porter, MPD 

 Nina Albert, DDOE 

 Yvonne Jefferson, Chair, ANC 4B 

 Douglas Smith, SMD ANC 4B04 

 

 

Attachments: 

Exhibit 1 Memorandum from FEMS dated March 24, 2011 

Exhibit 2 Memorandum from FEMS dated April 25, 2011 

Exhibit 3 Memorandum from MPD dated April 15, 2011 

Exhibit 4 Memorandum from MPD dated April 21, 2011  

Exhibit 5 Memorandum from DDOE dated June 6, 2011 

Exhibit 6 Memorandum from DDOT dated June 24, 2011 

Exhibit 7 ANC 4B Resolution 
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Attachment 4 

 

From: "Chisley-Missouri, Kimberly (MPD)" <kimberly.missouri@dc.gov> 

Date: April 21, 2011 3:20:21 PM EDT 

To: "Porter, Dierdre (MPD)" <dierdre.porter@dc.gov>, "Groomes, Diane (MPD)" 

<diane.groomes@dc.gov> 

Subject: RE: Walmart LTR Revision 5929 Georgia Ave with attachment 

This looks to have five entrances for the garage but the drawings depict one lane for ingress and two lanes for 
egress. This will more than likely still create traffic tie-ups on Peabody.   
  
I’d like to add the provision of Walmart having traffic aides at this location- maybe for the first 120 days and then 
see how it goes from there.  
  
Kimberly Chisley-Missouri 
Commander 
Metropolitan Police Department 
Fourth District 
6001 Georgia Avenue, NW 
Washington, DC 20011 
202-715-7500-office 
202-715-7489-fax 
Kimberly.Missouri@dc.gov 
 

  

mailto:kimberly.missouri@dc.gov
mailto:dierdre.porter@dc.gov
mailto:diane.groomes@dc.gov
mailto:Kimberly.Missouri@dc.gov
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 facilities related to the proposed development. In our April 21, 2011 memorandum, DDOT detailed various 

 deficiencies in the Applicant’s initial Traffic Impact Study; and requested several follow up items in order 

 to sufficiently review the transportation impacts of the proposed site. Since the previous memorandum, the 

 Applicant has met several times with DDOT and has provided the necessary information. Additional 

 submissions of data were received on May 16 and June 20, 2011. 

 

 Transportation Analysis  
 

 Overview  

 

The proposed development will attract new vehicle trips to the area however; the mitigation strategies 

outlined to be undertaken by the Applicant will minimize the impact to acceptable levels within the 

surrounding neighborhood. DDOT agrees with the Applicant’s proposed strategies described below and 

expects that all of these measures will be implemented as part of the project. 

 

 Roadway Capacity & Operations  

 

 Traffic delay is expected to increase at the immediate intersections serving the proposed development. 

 DDOT expects that the following mitigation strategies will minimize such delays and increase the roadway 

 capacity at the two most critical intersections serving the site: 

 

 

 The Missouri Avenue and Georgia Avenue intersection will need to include northbound and 

southbound left-turn lanes; and incorporate the related traffic signal modifications;  

 The Peabody Street and Georgia Avenue intersection will need to include southbound and north-

bound left-turn lanes, and a northbound right-turn lane; and incorporate the related signal 
modifications;  

 Peabody Street will need to be widened, in order to accommodate the increased vehicle movements 

and to preserve curbside parking; and  

 A new signal at the Quackenbos Street and Georgia Avenue intersection will facilitate pedestrian 

movements and improve traffic flow.  

 

 It should be noted that in order to redesign the intersection at Georgia Avenue / Missouri Avenue, and 

 Georgia Avenue / Peabody Street to include the needed turn lanes, two existing bus stops will have to be 

 relocated and parking along Georgia Avenue will be affected. Refer to the parking section of this report for 

 details.  

 

 Bicycle and Pedestrian Facilities  

 

 The Pedestrian Master Plan and Bicycle Master Plan together with DDOT’s Design and 

 Engineering Manual provide design guidelines and requirements that improve pedestrian and 

 bicycling conditions.  As identified in the Applicant’s March 14, 2011 Traffic Impact Study 

 Report, the surrounding area lacks  bicycle parking facilities. The proposed 37  
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 bicycle parking spaces and Capital Bikeshare station in front of the site will further support bicycling 

 and help to meet existing demand near the site. Although there are no sidewalk gaps within ¼ mile of t

 he site as identified by the Applicant, not all intersections leading to the site have upgraded or meet 

 current ADA curb ramp and facility specifications.  

   

 The Applicant will need to upgrade the intersection facilities leading to the site to meet current 

ADA standards; and  

 The Applicant proposes 18 bicycle spaces within their off-street parking facility and 19 bicycle 

spaces outside of the building. The exact locations will need to be agreed with DDOT’s Active 

Transportation Branch during the Preliminary Design Review Meeting (PDRM) phase of the 

public space review and permitting process.  

 

 The Military Road/Missouri Avenue Transportation Study, completed by DDOT in 2003 made safety 

 improvement recommendations to the Georgia Avenue and Missouri Avenue intersection. The 

 Applicant has agreed to implement targeted safety improvements as described below:  
 

 Improve pedestrian refuges at the westbound and eastbound approaches to the Georgia Ave / 
Missouri Ave intersection;  

 Install raised median at Missouri Avenue junction with Colorado Avenue to limit unsafe 

turning movements;  

 Close curb cut at the junction of Georgia Avenue and Rock Creek Ford Road;  

 Refurbish pavement markings and signage at Georgia Ave / Missouri Ave intersection.  

 

 Transit Services  

 

 The proposed development is expected to create some additional demand on existing bus services. 

 However, the Applicant’s Traffic Impact Study concludes that the number of new transit person trips 

 per bus trip will be marginal. Specifically, the analysis shows, that the development will introduce an 

 additional .51 person trips per bus in the AM peak hour, 1.19 person trips per bus in the PM peak hour, 

 and 3.85 persons per bus in the Saturday peak.  

 

 The District of Columbia has made significant investments in the major bus routes serving the retail 

 site, particularly the express service on Georgia Avenue. DDOT encourages transit use on these lines 

 and will monitor the effects of new passengers following the opening of the proposed development to 

 ensure impacts are acceptable. If bus travel times are reduced or other problems occur, DDOT will 

 work with WMATA, and the Applicant to identify solutions.  

  

 In order to accommodate the turn lanes needed to increase roadway capacity (refer to the Roadway 

 Capacity & Operations section) two existing bus stops will need to be relocated.  
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 Further coordination with DDOT’s Progressive Transit Services Administration (PTSA) and WMATA 

 to determine the exact location and specification for the bus stops will be necessary.  

 

 In addition, the relocation of the near-side bus stop on Georgia Avenue from the intersection of 

 Quackenbos Street and Georgia Avenue to the far-side intersection of Georgia Avenue and Peabody 

 Streets should be considered as additional pedestrian safety improvement measure.  

 

 Site Access and Loading  

 The Applicant has supplied a truck routing plan as part of the Large Tract Review application. DDOT 

 expects strict adherence to this plan to ensure that trucks remain on the designated routes to ensure 

 there are no impacts to the surrounding residential areas.  

 

 Off-street parking access for the site will be via Peabody Street at the proposed driveway. In order to 

 accommodate the increase in vehicular traffic turning to reach the site, the Applicant will need to 

 implement mitigation actions as described in the Roadway Capacity & Operation section above.  

  

 All commercial loading will occur on site via the curb cut on Missouri Avenue. DDOT expects:  
  

 That no loading will occur off of Georgia Avenue or on the public space;  

 In order to accommodate heavy truck movements, the Applicant will construct a concrete pad 
on the westbound lanes at the Missouri Avenue driveway; and  

 Heavy trucks WB-50 or larger will be subject to restricted morning and evening peak hour 

activity, in order to minimize pedestrian and vehicular conflicts during delivery.  

 

 Parking  

 

 The Applicant has proposed 348 parking spaces in a below grade parking facility, which meets the 

 minimum parking requirements as established in the District of Columbia Municipal Regulations.  

 

 The proposed site plan includes the closure of existing curb cuts on Georgia Avenue and Peabody 

 Street, which will create approximately 5 new curbside spaces. As previously mentioned in the 

 Roadway Capacity & Operation section, in order to increase capacity at the intersections of Georgia 

 Avenue and Missouri Avenue and Georgia Avenue and Peabody Street, turn lanes will need to be 

 provided. These turn lanes will have to be accommodated with the elimination of approximately 18-22 

 curbside parking spots at various locations as proposed by the Applicant.  

 

 DDOT recognizes that losing curbside parking along this segment of Georgia Avenue is not desirable. 

 However, this tradeoff is required in order to avoid substantial congestion at the intersection. Without 

 making the change, delay would rise by approximately 9 seconds versus 4seconds per vehicle with 

 the turn lanes in the northbound direction at Georgia Avenue and Missouri Avenue, and 18 seconds 

 versus 6 seconds in the southbound direction in the AM peak period.  According to the analysis 

 completed by the Applicant, improvements to the existing conditions can be  achieved with the turn 

 lanes.  
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 Safety  

 

 DDOT expects the Applicant to develop and implement a safety plan for heavy truck delivery 

 coordination to the site. At a minimum, trucks WB-50 and larger should not occur during peak hours 

 to ensure minimum pedestrian and vehicular conflicts.  

 

 In addition, the relocation of the 15 (ft) long double yellow centerline on the west side of Peabody 

 Street is required and should provide a 12 (ft) wide approach lane for eastbound traffic and 18 (ft) wide 

 lane for westbound traffic. This will improve safety for vehicles by providing more room for making a 

 right turn from Georgia Avenue onto Peabody Street and reduce conflicts with vehicles going across 

 the intersection towards the site.  

 

 Streetscape/Public Realm  

 

 The Great Streets Framework Plan lays out streetscape guidelines and identifies critical transportation 

 improvements for the Georgia Avenue corridor. As a result, express bus services have been 

 implemented on Georgia Avenue; and the DC Transit Future Plan has documented the intention to re-

 establish a streetcar line along the corridor. As such, the Applicant will need to closely coordinate with 

 DDOT regarding changes to public space surrounding the property.  

 

 In line with District policy and practice, any substantial new building development or renovation is 

 expected to rehabilitate streetscape infrastructure along its property line. The Applicant’s site plan 

 includes an extensive upgrade of all streetscape facilities bordering the site. The Applicant will need to 

 work closely with DDOT to ensure that the design of the public realm meets current standards, and is 

 consistent with the Great Streets Framework plan, and that the design meets various public space 

 regulatory requirements.  

 

 Through DDOT’s public space review and permitting process, the Applicant will be required to 

 provide detailed engineering designs to accommodate the turn lanes, bus stop relocations, and the 

 elimination of parking spaces. The Applicant team will also need to continue their coordination with 

 Washington Metropolitan Area Transit Authority (WMATA) and community stakeholders.  

  

 Transportation Demand Management  

 DDOT is in support of the Applicant’s approach to TDM initiatives as described in the May 16, 2011 

 submittal and expects these to be adopted. These include for example, implementation of a new 

 bikeshare facility, transit incentives for employees, and a real  time transit information kiosk. DDOT 

 expects to see further details of the applicant’s TDM plan.  

 

 Summary  
 

 The Applicant has met the requirements of the Large Tract Review process by capturing the 

 transportation impacts and needed mitigation strategies. The proposed development will increase the 

 number of trips to the site. Most notable, vehicular delay will increase at key intersections and more 

 pedestrians will be utilizing facilities that require upgrades. As such, the Applicant has identified 

 mitigation measures in order to reduce the transportation impact of their proposed development to 

 include increased roadway capacity and safety, which will require the loss of curbside parking, along 

 with other measures as described in this memorandum. 
 

 

Attachment 7 
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